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High Street and the University Area

High Street is the “Main Street” of Columbus’s
University Area. Because it adjoins The Ohio
State University campus, it is a unique urban
corridor that serves a diverse community of
residential neighborhoods. High Street has
traditionally catered to the needs of a college
community, but in the past decade, students’
increased mobility has multiplied their choices
for housing and shopping, thus contributing to
the area’s decline. High Street merchants, who
must now compete for a market that used to be
more stable, must also respond to challenges such
as a high concentration of low-income housing,
increased crime, inadequate public services, and a
lack of parking. Recognizing the need for action,
The Ohio State University and the City of Colum-
bus formed Campus Partners to study the needs
of the area, identify revitalization strategies, and

invest in its redevelopment.

Four years of planning produced the University
Neighborhoods Revitalization Plan Concept
Document, adopted by City Council in 1997, and
the subsequent A Plan for High Street: Creating
a 21st Century Main Street, published in 2000.
Both documents call for the establishment of
standards and design review as critically neces-

sary tools to ensure that all investment along

ﬂl ET T

-

Ground-floor retail and enlarged buildings on either side of
the Newport—a symbol of High Street’s diversity—would
bring even more energy to this stretch of the street. Such
incremental changes are the key to strengthening High
Street’s “Main Street” character.

High Street implements the goals and recommen-
dations of this comprehensive planning effort.
The University/High Street Development and
Design Guidelines (hereafter referred to as the
Guidelines) represents an essential step in imple-
menting a broad-based revitalization strategy for

High Street and its adjacent neighborhoods.

This document conveys High Street’s full promise

as a viable 21st-century “Main Street,” blending;:

e pride in its historic elements and celebration of
the present;

® a commitment to serving the full spectrum of
the surrounding community and its visitors;
and

¢ a highly competitive commercial district
possessing the pedestrian-friendly character

of a traditional “Main Street.”
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Members of

the University Area
Commission (left
photo) review

a new development
proposal on site.
Campus Partners
(right photo) was
formed by The Ohio
State University to

study the needs
of the University
Area and foster
its revitalization.

The Guidelines reflect High Street’s richly layered
character—a place that interweaves important
historic resources, lively student “hangouts,”
exciting performing and visual arts, neighbor-
hood businesses, and many other elements to
form the vital heart for one of this country’s

most significant university communities.

Goals

High Street has the potential to be one of the
liveliest streets in Columbus—serving the cultural,
consumer and entertainment needs of both its
vibrant university population and its permanent
residential population, as well as appealing to the
many visitors who come from around the world to
visit The Ohio State University. This document is
intended to give direction to property owners and
investors regarding building and site improvements,
new construction, and graphics in order to achieve
the revitalization objectives articulated under
Urban Design Principles (see page 10). The
Guidelines aim to:

e preserve and enhance the unique and desirable
characteristics of High Street;

e promote creative design of high quality and
stimulate new development to fit within the
context of High Street;

e attract business investment and promote the

economic vitality of the corridor;
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¢ enhance High Street’s pedestrian orientation

and mix of uses; and
e promote preservation and rehabilitation of
existing buildings that contribute to High

Street’s diverse “Main Street” character.

Following these Guidelines will help protect

the traditional urban fabric from inappropriate
new construction, misguided rehabilitation, and
unwanted demolition; while assuring that new
work is compatible with the goals of adjoining
property owners, the community, and the city.
They will, in turn, significantly benefit and
protect the economic value of the properties
overall and preserve the legacy of High Street’s
unique historic patterns of development and
character-giving 19th- and 20th-century
buildings. With the infusion of new development
and the careful treatment and preservation of
existing buildings, the old and new can invigorate

each other in a creative environment.

To enhance the diversity of buildings and
environments along High Street, significant
portions of the Guidelines are context-specific.
Eleven zones, each possessing distinct characteris-
tics, have been identified for the University/High
Street corridor. In each zone, individual goals
and standards are stated that would enhance its
special character. These zones are identified and

described on pages 19-27.



The University/
High Street Guide-
lines give direction
to building
improvements and
new construction
for the purpose

of achieving a
cohesive, quality
environment

of pedestrian-
oriented mixed
uses.
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The following core urban design principles have emerged from years of

district-wide planning and have been

articulated most recently in the Plan.

These principles address and integrate
the many facets of High Street’s rich
and varied personality and provide the
structure for a renewed vision of a 21st-
century “Main Street” that enhances il
and reinvigorates the street—physically, socially, and economically.
Based upon these principles, the Guidelines reflect community values

and recognizes the opportunity for increased economic vitality.

offering a mix of uses and public spaces that draws the full spectrum
of the area’s diverse community and its visitors to shop, learn, eat,
play, browse, live, and work together.

lined with uses that engage pedestrians and generate activity day and
evening;

High Street should be a common ground

that draws all elements of the area’s X . . . .
diverse community, as well as visitors.  ° €nlivened by outdoor public places in which to sit and eat, meet

friends, people-watch, read or enjoy the weather;
* enhanced with public art, innovative

street furniture, landscaping, and ¥ |
other pedestrian amenities; . r '
* enhanced by extensive visibility into ey
street-level interiors for shopping and H ’
browsing. - ]

High Street should be a walkable street that
welcomes pedestrians, along the lines of
State Street in Madison, Wisconsin.

0 University/High Street Guidelines



New economic opportunities, such as
this proposed hookstore on High Street,
can bring significant benefits—
rehabilitation of notable older buildings,
outdoor dining facing the street,
employment, and others.

High Street’s revitalization should
build stronger links to adjacent
neighborhoods.

High Street’s revitalization should blend
preservation and new design of spirit
and energy, as in Boston’s dynamic
Point area.

High Street should have a distinctive
public realm, marked by an artful
streetscape, as in Denver’s Lower
Downtown District,.

safe, sufficient, and well-located parking;
functional pedestrian and vehicular circulation systems;
sufficient marketing, maintenance, and security.

a wide variety of new jobs and entrepreneurial opportunities that
reflect the diversity of its residents;

new retail and entertainment uses that draw people to enjoy the street
and, consequently, enhance the viability of existing businesses;

new uses for existing buildings that convey High Street’s historic
character;

housing opportunities in rehabilitated and new buildings;
sufficient density to support social and economic vitality.

easily and safely crossed by pedestrians, particularly at points that
support circulation among the campus, the street, and adjacent
neighborhoods;

along which friction between pedestrians and vehicular traffic is
minimized, such as by using curbside parking as a buffer.

through uses that serve the spectrum of the area’s population;

through design, materials, and massing of buildings that relate visually
to the surrounding residential buildings;

through the use of architecturally developed rear facades with a high
degree of transparency;

by public spaces that attract people to enjoy High Street as a focus of
community life;

by well-maintained alleyways and rear service and parking areas;

by handsome local streets and pleasant, well-maintained pedestrian
connections with street trees and other appropriate streetscape
elements and transitional signage.

expressed in old or new buildings by a traditional rhythm of facades
and other qualities designed to enhance the pedestrian
experience;

marked by both the preservation of historically significant buildings and
new architecture of spirit and energy;

achieved in every case by quality materials and well-crafted details.

expressed in private-sector signage and other graphic identification and
design details that convey the area’s unique and diverse personality;

enhanced by artful streetscape elements.

11 University/High Street Guidelines



The Value of Guidelines

Established development and design guidelines
have proven to be a critical economic develop-
ment tool in the revitalization of traditional
“Main Streets,” as well as in the promotion

and preservation of historic and neighborhood
commercial areas, both in Columbus and
throughout the nation. They have promoted
reinvestment by ensuring that individual
improvements collectively reinforce and enhance
a street’s character and pedestrian nature. When
uniformly applied, guidelines can spur investment
by providing a measure of assurance that one’s
investment will not be devalued by an inappropri-
ate, low-quality development nearby. Guidelines
also ensure that new development appropriately
contributes to the overall character and economic
vitality of the street. Many corridors without such
guidance have resulted in significantly underper-
forming uses, a hodgepodge of development types,
a weakened pedestrian environment, and an

underutilization of valuable urban property.

When accompanied by a review process, guide-
lines provide the review body with a framework

for the objective evaluation of development
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All the building blocks for contemporary urban
commercial districts, including fast-food restaurants,
can be planned and designed to create a 21st-century
Main Street.

proposals. By following guidelines, property
owners and developers can design projects in
accordance with the community’s expected level
of quality and visions for future development.
Without guidelines, the University Area risks
future development that may be haphazard and
inconsistent with its vision. Badly sited, poorly
designed, or shoddily built projects not only
result in a loss to the owners and users, but
significantly undermine efforts to insure the long-
term viability of High Street and the surrounding
neighborhoods. By contrast, good design
reinforces the quality and competitiveness of

the business environment.



THE REVIEW PROCESS

Where Do The Guidelines Apply?

The Guidelines apply to all properties within
the University/High Street corridor, generally
bounded by Glen Echo Ravine on the north,
Pearl Street on the east, Fifth Avenue on the
south, and Wall Street on the west, except
between 11th Avenue and Lane Avenue west of

High Street; and including all other nonresiden-

tially-zoned properties within the Impact District.

Additional standards, administered by the
Historic Resources Commission, apply to those
portions of the city’s Northwood Park Historic
District within the corridor (see the Impact

District map on page 76).

When Do The Guidelines Apply?

Any property owner, business owner, developer,
or others seeking a permit or zoning clearance for
new construction, rehabilitation or other altera-
tion that affects a building’s exterior, changes in
the site, a curb cut, or a graphic are subject to
applicable Guidelines. Normal maintenance or
repair—not involving a change in material,
design, dimensions, shape, or arrangement—
does not require a Certificate of Approval.
Though a Certificate of Approval is not required

for a demolition permit, it is required for the

resultant changes in the property; therefore, it is
prudent to consult the Plan, the Guidelines, and
consult with the University Area Review Board

prior to making a demolition decision.

When a zoning change or variance request falls
under a stated guideline, the University Area
Review Board shall review such request and
forward a recommendation to the appropriate
decision-making body. A zoning change that does
not affect the goals or principles herein, or does
not fall under a guideline that applies to the
change, is not subject to review by the University
Area Review Board. The University Area Com-
mission will continue to review and recommend
on all rezonings, variances, and demolitions, in
accordance with its statutory functions and
duties. All public bodies hearing matters regard-
ing zoning changes or variances are urged to

refer to this document for applicable guidance.

Who Administers The Guidelines?

The University Area Review Board (hereafter
referred to as “Review Board”) comprises
members with professional and neighborhood
expertise who are appointed by the Mayor to
administer the Guidelines through a review and
approval process. The establishment and duties

of the Review Board are set out in the Zoning
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Code. Prior to the issuance of any zoning
clearance, building permit, or graphic permit,

all applicable projects within the University/High
Street corridor must be reviewed and approved by
the Review Board. Upon determination that a
project is consistent with the intent and purposes
of these Guidelines, the Review Board will issue a
Certificate of Approval. Such approval is needed

before a permit can be obtained.

In order for the Review Board to conduct design
review in a manner that reflects the unique urban
design challenges and opportunities inherent in
each site and proposal along this highly diverse
street, no review findings are intended to set a
precedent. Each proposal will be viewed as a
unique and important contribution to High

Street’s quality and character.

Even if improvements do not require review by
the Review Board, other public groups, such as
the City Council, the Development Commission,
the Graphics Commission, the Building Commis-
sion, the Board of Zoning Adjustment, and the
various city departments, should use these Guide-
lines and the Plan when deciding on matters

that effect the character and quality of the public

environment along High Street.

Applying for a Certificate of Approval

To obtain a permit or other final clearance from
the city, a Certificate of Approval must first be
obtained from the University Area Review Board.
To have a project reviewed by the Review Board,
a completed application conveying all the neces-

sary information about the proposed work must
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be submitted to the Review Board staff of the
city’s Planning Office. The applicant then presents
the proposal to the Review Board and requests

that a certificate be issued.

Additionally, it is the intent that the established
procedures of Columbus City Code sections
3116.04 through 3116.09 governing the applica-
tion and issuance of a certificate be followed.
Consult the city’s Columbus Development Guide
for information about submission materials,
permits, and other processes. Though materials
requested by the Review Board may vary some-
what from those required for a building permit,

the site plan requirements are the same.

To initiate the approval process, follow these steps:

Step 1

Consult the Guidelines and the Plan before
planning a building activity. While not
mandatory, applicants may find it beneficial to
consult with the Neighborhood Design Assistance

Center before beginning planning and design.

Step 2

Complete the Certificate of Approval application

as early as possible in your process and include:

* for new construction or addition—a site plan
showing abutting streets and footprints of
adjacent buildings, a service plan, floor plans,
sections and fully detailed elevations showing
heights of adjacent buildings, details of critical
architectural elements, samples of materials
and colors, and photographs of the existing
building and adjacent buildings.

* for an exterior alteration—sections and fully

detailed elevations, details of critical architec-



tural elements, samples of materials and colors,
and photographs of the existing building and
adjacent buildings.

* for a site improvement—a site plan showing
topography, plantings, fencing, walls, pavement,
and other landscape architectural features; and,
if applicable, construction drawings and material
samples of the improvement.

e for a curb cut—a site plan showing the circula-
tion pattern, neighboring structures, dimensions,
details, and materials; a service plan; and an
evaluation of the proposal by the city’s Traffic
Engineer.

® for a graphic—photographs of the existing
building and signage, elevation and section
showing the size and location of the proposed
graphic, a drawing of the proposed graphic
with dimensions, colors, materials, and method

of illumination.

Step 3

Submit a complete application, conveying all the
necessary information about the proposed work
to the Review Board staff no later than ten days
prior to a scheduled meeting. All relevant items
on the application checklist must be submitted
with the application. A proposal will not be
placed on the agenda if the application is not
complete. Applicants are encouraged to submit

early and discuss their application needs with staff.

Step 4

Attend a regularly scheduled meeting of the Review

Board and present your proposal. After reviewing

the application, the Review Board will either:

e approve the application as submitted or with
approved changes;

e continue the application to another meeting; or

¢ deny the application.

review process

Appeals Process

If the Review Board determines that an application
is inconsistent with the intent of these Guidelines,
it may table or deny the Certificate of Approval.
The reasons for denial will be conveyed to the
applicant. Within ten days of receipt of the
denial, the applicant may choose to submit an
alternative plan, request a rehearing based

solely on substantial economic hardship, enter
mediation, or file an appeal with the Board of

Commission Appeals.

The alternative plan must be a new or revised
proposal that addresses the issues of contention.
Procedures for a rehearing are pursuant to
Columbus City Code section 3116.19. Procedures
for mediation are pursuant to Columbus City
Code section 3116.10 (C), (D) and (E). An appeal
of a finding or determination of the Review
Board based on a claim of substantial economic
hardship may be taken to the Board of Commis-
sion Appeals in accordance with the provisions

of Columbus City Code chapters 3116 and 3118.
An appeal of the Board of Commission Appeals’s
decision or for any reason other than substantial

economic hardship may be made to the courts.
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HIGH STREET CHARACTER

Overview

The presence of The Ohio State University campus
in the center of the High Street corridor divides
the corridor visually and functionally into three
major sections:
e South Sub-Area:

Fifth Avenue to Chittenden Avenue
¢ Campus Sub-Area:

Chittenden Avenue to Lane Avenue
* North Sub-Area:

Lane Avenue to Glen Echo Ravine

South Sub-Area is an area of transition. It links

the vibrant, revitalized Short North district of

the Neighborhood Commercial Revitalization
Program to the campus area. The south sub-area
contains handsome older buildings, traditionally
having uses oriented towards student entertain-
ment. The Short North contains many rehabilitat-

ed buildings with businesses appealing to both

students and visitors seeking unusual and vintage
clothing, shoes, and other items. However, the
area in between is an eroded fabric of large-lot,
low-density, auto-oriented businesses of both
aging post-war and recent suburban style. The
area west of High Street is further linked to the
Short North and the Victorian Village Historic
District in that all are part of the National Register
of Historic Places Near North Historic District.

The Campus Sub-Area is defined by the green
edge of The Ohio State University campus on the
west side of High Street and relatively dense
commercial uses on the east side. Both sides have
high levels of pedestrian and bicycle traffic.
Vintage early 20th-century buildings—including
courtyard
apartments and
unique former
houses with
front additions
for commercial
uses—still

characterize

the area.

This section of High Street is the focus of social
and commercial activity in the district, especially
for students. The intersection with 15th Avenue is
generally seen as the symbolic front door to the

University Area. With no curbside parking and
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the closure of four local streets, car circulation
is confusing for the uninitiated visitor. The tradi-
tional service alley, Pearl Street, provides rear

access, parking, and servicing for the High Street

properties.

North Sub-Area is a more diverse environment
with residential blocks, auto-oriented uses, and
nodes of historic commercial buildings. Intact
blocks of original residential-only structures bring
the character of the adjoining neighborhoods to
High Street. This is particularly evident where the
Northwood Park Historic District fronts High
Street. Old North Columbus, the first settlement
in the University Area, contains approximately
three-fourths of the original mid-19th-century
town. This commercial node is a part of the Old
North Columbus District of the Neighborhood

Commercial Revitalization Program.

Along its commercial sections, the north sub-area
is an area in transition, where recent auto-orient-
ed development of low buildings set back from
the street behind parking areas has replaced an

older, denser pattern of mixed-use buildings that



formed a continuous wall at the street’s edge.
While this section serves many of the needs of
the permanent residential population, the unique
businesses and entertainment uses also draw

students and visitors to the area.

Zones

Within the University/High Street corridor, eleven
distinct zones have been identified. These zones
reflect differences in building type and use, visual
character, economic vitality and redevelopment

potential.

high street character

Each zone description includes annotations that
summarize its urban character and suggest gener-
al goals for making improvements within the
zone. Though each goal may not apply to every
project, a project should achieve all applicable
goals to the extent possible. Specific standards
are listed to ensure an appropriate framework
for redevelopment. The zones are delineated on

the accompanying map.
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Zonel ~

Sth Avenue to King & 7th Avenues

Character: The streetwall of traditional
commercial buildings is significantly eroded

by modern single-use developments on large lots
with extensive off-street parking. Large lots and
underutilized parking areas allow for additional
development and redevelopment opportunities.
Some handsome traditional buildings remain on
both sides of street.

Goals:

* Fill the gaps in the streetwall with multistory,
mixed-use buildings to create a sense of cont-
inuity with the Short North and to restore a
more pedestrian-oriented and -friendly street.

* Maintain the Kroger presence with an updated,
larger store that accentuates the intersection and
reinforces the street.

Rehabilitate primary character-giving buildings
and remove inappropriate and negative
character-giving elements.

Redevelopment Standards:
* Height: 1 to 3 stories
* Setback: 0’

20 University/High Street Guidelines



King & 7th Avenues to 9th Avenue

Character: Eroded urban fabric is mixed

with some handsome facades. Several sites offer
redevelopment potential. Areas with extensive
surface parking offer opportunities for additional
development.

Goals:

* Strengthen the streetwall by developing under-
utilized lots with a mix of retail and residential
uses to restore a pedestrian-friendly experience.

* Ensure library expansion relates well to the
street’s pedestrian orientation.

Rehabilitate primary character-giving buildings
and remove inappropriate and negative charac-

ter-giving elements.

Redevelopment Standards:
* Height: 1 to 3 stories
e Setback: 0’

high street character

9th Avenue to 11th & Chittenden Avenues

Character: Traditional “South Campus,”
marked by a concentration of bars and other
student-oriented uses. Includes some handsome
historic facades as well as traditional buildings
that have been substantially altered. Vacant land,
surface parking, and deteriorated buildings offer
significant redevelopment opportunities. This
zone opens to the “park-like” character of the
campus edge and serves as a gateway to the
campus from the south and east.

Goals:

* Redevelop as a lively destination for the entire
university community and others. Redevelop-
ment should be mixed-use, with extensive retail
and entertainment facing High Street, together
with housing and office uses. New buildings
and uses should reinforce pedestrian activity by

including such i
elements as trans- |
parent storefronts,

lively entrances, and

outdoor dining and

gathering areas.

¢ Further develop the
sense of “gateway”
at 11th Avenue.

* Integrate existing primary character-giving
buildings and/or facades into new streetwall.

Redevelopment Standards:

* Height: 2 to 3 stories, with a special allowance
for up to 5 stories at 11th Avenue

* Setback: Sufficient to create a 15-foot-wide
public-private sidewalk between the building
fagade and street curb, except where this
would interrupt an existing continuous
streetwall of 60’ or greater.
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Zone 4

Chittenden Avenue to 16th Avenue

Character: Traditional commercial buildings
with many active street-level uses form a campus
edge. A mixture of traditional retail uses,
entertainment and dining establishments, and
residential uses enliven this zone. Buildings such
as the courtyard apartments, which are unique to
High Street, and the Newport are significant to
the history of the area and contribute to its
character. Some residential buildings, particularly
at ground-floor level, have been converted to
retail uses to meet the need for a variety of
businesses. The corner of 15th and High,

long considered the epicenter of this area, is
strategically located for intense development.
Several one-story buildings also present
opportunities for redevelopment.

Goals:

* Foster a variety of new commercial uses
through the redevelopment of underutilized
properties.

* Provide uses and building designs that
contribute to a pedestrian-friendly frontage

22 University/High Street Guidelines
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high street character

and a continuous active streetscape. Where

appropriate, provide outdoor spaces to ani-
mate and enhance the sidewalk environment.
* Create a public square at 15th Avenue as a 0 n e
focal point for the district and to reinforce the
traditional entrance to OSU. Promote active
uses and building designs to reinforce the

16th Avenue to Frambes Avenue

square’s significance. Character: Some traditional commercial

* Maintain traditional residential uses. buildings with active street-level uses, some

* Rehabilitate primary character-giving buildings typical fast-food developments, and buildings
and remove inappropriate and negative that turn a blank wall to the street characterize
character-giving elements. this commercial edge. A mixture of traditional

retail uses, entertainment and dining establish-
ments, and residential uses enliven this zone.

Redevelopment Standards:
* Height: 2 to 3 stories, with a special allowance

for up to 4 stories at 15th Avenue A bit of development history is evident where

one-story commercial structures have been added
on to the fronts of turn-of-the-century houses.

* Setback: Sufficient to create a 15-foot-wide
public-private sidewalk between the building

fagade and street curb, except where this Goals:

would interrupt an existing continuous * Foster a variety of new commercial uses through
4 B .

streetwall of 60" or greater. the redevelopment of underutilized properties.

* Provide uses and building
designs that contribute to a
pedestrian-friendly frontage
and a continuous active street-
scape. Where appropriate,
provide outdoor spaces to
animate and enhance the
sidewalk environment.

Rehabilitate primary
character-giving buildings
and remove inappropriate
and negative character-giving
elements.

Redevelopment Standards:

* Height: 2 to 3 stories

* Setback: Sufficient to create
a 15-foot-wide public-private
sidewalk between the building
facade and street curb, except
where this would interrupt an

existing continuous streetwall
of 60’ or greater.
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zone 6 ompkins AVe

Frambes Avenue to Northwood Avenue

Character: This zone contains an equal mix of
commercial and residential uses. Though much of
the zone contains newer site-intensive uses—fast-
food establishments, a gas station, carry-out, and i
a community center—a traditional block-face of
commercial buildings, including a converted movie
house, remains, as do several courtyard apartment
buildings. Lane Avenue, an entrance to the Indianola
Forest Historic District and the northern edge of
campus, serves as an east-west arterial, resulting M yn'a F
in a high level of traffic at the intersection. This
zone opens to the “park-like” character of the
campus and serves as a gateway to the campus
from the north and west. Opportunities exist to
redevelop to a more pedestrian-friendly environ-
ment and an architecturally significant gateway.

Goals:

* Redevelop and reinvigorate properties at Lane
Avenue with uses and building designs that con-
tribute to a pedestrian-friendly environment.

* Further develop sense of “gateway” to campus
and the Indianola Forest Historic District at
Lane Avenue.

* Maintain traditional residential uses. Ortiiveod Ave,

* Rehabilitate y4 DNE 6

primary charac-

ter-giving build-
ings and remove
inappropriate and
negative character-
giving elements.

* Provide street

amenities and
streetscape improvements to foster an active
pedestrian environment.

Redevelopment Standards:

* Height: 2 to 3 stories, with a special allowance
for up to 5 stories at Lane Avenue.

* Setback: Follow the established setback and
reinforce the streetwall where necessary.
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Zone 7

Northwood Avenue to Maynard Avenue

Character: An unusually intact ensemble of
older residential buildings characterizes this zone.
Though most remain as residences, some of the
houses have been converted into small businesses
and restaurants. The animation associated with
outdoor dining and the unique flavor provided
by the ethnic mix of businesses and restaurants
contributes to the zone’s character. The North-
wood Park Historic District (east Northwood and
Oakland Avenues) reaches onto High Street and
is marked by stone/brick stanchions. Some row
house buildings that front side streets also have
street-level commercial uses, which adds to
pedestrian activity. A consistent change in platting
~rf - A begins in the zone,
. with many buildings
now orienting perpen-
dicular to High Street.
In conjunction with
the rise in topography,
most of the houses are
set back from the
street. Maynard Avenue to Patterson Avenue is
part of the Old North Columbus District of
the Neighborhood Commercial Revitalization
Program; streetscape improvements, however, will
extend southward to Lane Avenue.

Goals:

* Preserve residential character. Encourage
residential uses and compatible adaptive reuses
where appropriate.

* Rehabilitate primary character-giving buildings
and remove inappropriate and negative charac-
ter-giving elements.

* Extend street amenities and improve streetscape
to provide visual continuity with the Old North
Columbus district.

Redevelopment Standards:

* Height: 2 to 3 stories

* Setback: Follow the established setback and
reinforce the streetwall where necessary.

high street character

Zone 8

Maynard Avenue to Tompkins Avenue

Character: Newer suburban-type, site-intensive
commercial developments mix with older, zero-
setback buildings. Continued presence of residen-
tial, often set behind commercial buildings on west
side of High Street. Traditional row house apart-
ments remain. Some newer residential structures
conform to urban streetwall but are otherwise
visually uninteresting. Businesses often serve the
adjacent neighborhoods and continue the ethnic
mix of zones to the south. Being a part of the Old
North Columbus District of the Neighborhood
Commercial Revitalization Program, this zone
presents excellent redevelopment opportunities.

Goals:
¢ Arrest encroachment of low density, suburban-
type development and renovate or redevelop

underutilized sites.

* Maintain traditional residential uses.

* Rehabilitate primary character-giving buildings
and remove
inappropriate
and negative
character-giving
elements.

* Reuse front
setbacks for
pedestrian

activity.
* Enhance the streetscape with right-of-way
improvements.

Redevelopment Standards:

* Height: 1 to 3 stories

¢ Setback: Follow the established setback and
reinforce the streetwall where necessary.
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Zone 9

Tompkins Avenue to Hudson Street

Character: Entire zone consists of suburban-
type developments—that is, one-story, single-use
buildings separated from the street by large
parking areas. No streetwall exists. Hudson Street
is a key east-west street. Being a part of the Old
North Columbus District of the Neighborhood
Commercial Revitalization Program, this zone is
presented with excellent redevelopment
opportunities.

Goals:

* Redevelop with buildings and uses that
reestablish a pedestrian-friendly street and
reinforce the character of traditional buildings.

* Establish a street edge and enhance the
streetscape with right-of-way improvements.

Redevelopment Standards:

* Height: 1 to 3 stories

¢ Setback: Follow the established setback and
reinforce the streetwall where necessary.
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Zone 10

high street character

Zone 11

Hudson Street to Dodridge Street

Character: This zone contains the most intact
fabric of historic commercial buildings, dating
from 1850 to 1930. In context, the buildings
exhibit an eclectic mix of styles and mass that
provide a distinctive yet congruous urban fabric of
streetfront retail. A few intrusions have occurred
in the traditional urban fabric, particularly at the
eastern corners of both Hudson and Dodridge
streets. A hardware store has been central to the
area for many years. Being a part of the Old
North Columbus District of the Neighborhood

Commercial Revitalization Program, this zone is

presented with excellent improvement opportunities.

Goals:

* Foster economically viable uses for older
buildings to enable their continued use.

* Rehabilitate primary character-giving buildings,
remove inappropriate and negative character-
giving elements, and preserve the streetscape
fabric.

* Enhance the streetscape with right-of-way
improvements.

Redevelopment Standards:
* Height: 2 to 4 stories
* Setback: 0’

Dodridge Street to Glen Echo Ravine

Character: Although the area has strong historic
connections to North Columbus, it did not
develop commercially until later in the 20th
century. Any semblance of urban fabric and
pedestrian amenities has been eroded by the
heavy concentration of suburban-type develop-
ments. Arcadia Avenue and Dodridge Street serve
as prime east-west streets. Though Glen Echo
Ravine isn’t perceived from High Street, it still is
a strong natural edge between the University and
Clintonville neighborhoods.

Goals:

* Redevelop in a scale and plan appropriate to
a potential gateway site, which may include
parking that also supports Zone 10 redevel-
opment.

* Redevelop
with buildings
and uses that
reestablish a ; e
pedestrian- il d: I |
friendly street _} - _]_. ‘;. i"l"‘ bl

and reinforce

the character

of traditional
buildings.

* Establish a street edge and enhance the
streetscape with right-of-way improvements.

Redevelopment Standards:

* Height: 1 to 3 stories

o Setback: Follow the established setback and
reinforce the streetwall where necessary.
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A note on using these guidelines

The opening statement in each section, in
plain text, introduces the topic’s importance
and the goals for the guidelines in this area.
Text in italics states the objective of the
guidelines under that topic or the condition
under which it applies.

« Individual guidelines, in bold bullet form,

are listed for each objective.

Sometimes more specific advice is included.
Sketch drawings illustrate many of the guide-
lines, while photographs give examples of
positive applications of the guideline or, in
some cases, illustrate what should be avoided

under the guidelines.
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1 Site Planning

The appropriate location of buildings on their site
and in relation to their neighbors is one of the
most effective ways to reinforce the valued char-
acter of older commercial districts, provide easily
accessible and convenient parking and to allow

safe pedestrian movement to and from businesses.

Unless otherwise noted, the following guidelines
apply to portions of buildings facing High Street

and the side avenues.

Commercial Streetwalls and Setbacks

Most of the structures in the University/High
Street corridor are older commercial buildings
built at the sidewalk edge. Buildings are adjacent
to each other, creating a continuous streetwall.
The streetwall is important to preserve because it
borders and encloses the pedestrian space, makes
walking along the street safer and more comfort-

able, and ensures that the streetscape is visually

POOR EXAMPLE:
uilding does
# [not reinforce
treetwall
by reflecting
existing
sethacks.

Parking should
not be in front
of the building

GOOD EXAMPLE: Buildings
reinforce “streetwall,”
parking is at rear
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Buildings set far back from the sidewalk (top photo) erode the
streetwall. Some offer blank walls and unused spaces to the
pedestrian. Others (bottom photo) designed for car access,
clutter the visual landscape with signs competing for drivers’
attention. Both types of sites represent very appropriate
redevelopment opportunities.

interesting. These qualities are lost when buildings
are set behind parking lots or when circulation

between businesses occurs within the building.

Suburban type development with deep setbacks
behind large parking areas erodes the traditional
streetwall and interrupts the shopping experience,
resulting in decreased sales. Most franchises can
be designed to fit into an urban setting while still
providing adequate parking and drive-in use. It is
important to re-establish the tradition of building
at the sidewalk edge and gradually restore the

streetwall.

To maintain or restore the continuity of the

streetwall:

» Build at the sidewalk edge. On High Street in
Zones 3, 4, and 5 (9th to Frambes Avenues),
build at a setback sufficient to bring the

width of the sidewalk to 15', except where



this would interrupt an existing continuous
streetwall of 60’ or more. In Zones 6, 7, 8, and
10, follow the established setback and
reinforce the streetwall where necessary.
(See “Urban Commercial Overlay Code.”)

« Fill the entire width of the individual lot
(typically 40’ to 60'), excepting when a
pedestrian passageway to the rear of the
property is provided.

» For High Street frontages greater than 60’
wide, articulate the building facade to convey
the character of multiple buildings on
multiple lots, none wider than 60'.

» Locate parking behind buildings—not
between buildings and High Street or side
avenues. (See “Urban Commercial Overlay
Code.”)

When adjoining buildings meet the sidewalk at an

angle:

« Build with a setback that replicates the angle
of at least one of the adjacent buildings.

When buildings have uneven setbacks:

« Match the setback of the building located
closer to the prevailing sidewalk line of the
block in which the building will be located.

NEW CONSTRUCTION - o -
NEW CONSTRUCTION

POOR EXAMPLE:

Building does not follow
the existing sethacks

in residential area.

GOOD EXAMPLE: Building
follows existing typical

. residential sethacks
and heights.

guidelines : site planning

New buildings backing onto Pearl Street should have sufficient
rear sethacks (top) so that service vehicles will not impede
circulation. Residential sethacks (above) combined with

a rising topography east of High Street create a uniform resi-
dential character along several blocks north of Lane Avenue.

Along rear frontages:

« Allow sufficient room for business deliveries
and public services, such as trash collection,
without obstructing vehicular, bicycle, and
pedestrian circulation.

» Within the Campus Sub-Area, provide a 5’
setback to accommodate pedestrian circula-
tion and improve visibility of vehicular traffic.

« Floors above three stories should be setback
at least 20' from the right-of-way.

To animate a pedestrian-oriented space along
High Street and to extend the public realm of
the sidewalk:
 Buildings with less than 60’ frontage
may setback to accommodate pedestrian
amenities, such as seating, outdoor eating,
art, or vest pocket park, as deemed

appropriate by the Review Board.
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« Provide seating and other pedestrian
amenities in front of existing commercial
buildings with large setbacks.

- Extend toward the sidewalk the interior
space of a fast-food restaurant (additional
seating), convenience store, or other retail

or service building.

Residential Setbacks

Zone 7, Northwood to Maynard Avenues, con-
tains blocks of residential buildings. Although some
properties have been converted to commercial uses,
the zone retains its residential character. This intact
residential character contributes to the mixed-use
quality of the corridor, provides a visual and
functional connection with the adjoining residen-
tial neighborhoods, and should be preserved and
enhanced by new construction that replicates its

scale and defining architectural elements.

To maintain the residential character of Zone 7:

* New buildings should reflect the predomi-
nant residential character.

» Build new residential buildings with
the existing residential front setback
requirements, which range from 15’ to 30’
from the street.

» Conform to the minimum side yard setbacks
allowed by the zoning code.

» Cover no more than one third of the lot
depth, excluding porches, minor projections
and detached outbuildings (outbuildings
include garages or other non-commercial
and/or residential structures).

» Locate parking behind buildings—not
between buildings and High Street or side

avenues.
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Traditional commercial buildings provided varying street mass
using different story heights and cornice treatments.

Building Heights

A generally consistent building height within a
neighborhood commercial district contributes to
a cohesive visual environment, the quality of new
design, and the potential for new investment.
When combined with a requirement to build to
the sidewalk edge, building height forms the
streetwall, encloses the urban space, and
improves the pedestrian environment. A mini-
mum building height helps protect the urban
character of older districts and enhances the

visual quality of the street environment.

Each zone identified along the corridor has its own
height parameters in recognition of their charac-
ter and redevelopment potential. The number of
stories indicated is considered optimum for that
zone. However, at certain locations an evaluation
of the various parameters affecting a project’s
feasibility might suggest that taller building
heights may be appropriate, particularly when
the proposed development is consistent with the
recommendations of A Plan for High Street:
Creating a 21st Century Main Street. Applicants

are encouraged to meet with the Review Board



early in the project planning process to determine

the appropriateness of a greater building height at

a specific location. As an incentive to encourage
redevelopment of negative character-giving sites,
increased heights may be considered for develop-

ments having at least two floors of housing.

Note that the height of a story will vary depend-
ing on its intended use and buildings of equal

stories may have different building heights.

To maintain the urban character of older sections

of High Street, enhance the pedestrian environ-

ment, and encourage redevelopment on sites

where the traditional fabric has been eroded:

+ Build within the height parameters described
for each zone on pages 20-27.

» Heights along Pearl and Wall Streets should
be no taller than 3 stories.

« Maintain a minimum building height of 16’

on all sites.
Entrances
The orientation of building entrances on a main
street concentrates pedestrian circulation along

the street and reinforces one of the most valued

characteristics of a neighborhood commercial

GOOD EXAMPLE

" POOR EXAMPLE: side entry

guidelines : site planning

district. It also allows for a continuous visual
relationship between sidewalk and storefronts
which animates street life and improves the

shopping experience.

To maintain the pedestrian orientation and visual

interest of High Street:

« Locate the main entrance of all commercial
buildings on High Street, when the only
or principal facade of the building is on
High Street.

» On corner properties, locate the main
entrance of a building on High Street or,
with the approval of the Review Board, on
a side avenue.

» Locate service and employee entrances at the
rear of the buildings.

» Provide a secondary public entrance from the
rear parking area when sufficient pedestrian
traffic is expected to come from that direction.

» Treat the backs of buildings having public
entrances as a secondary facade. Provide
appropriate architectural treatment, including
transparent glass doors and/or windows and
signage, to enhance security and the
increasingly important role Pearl and Wall
Streets will have as gateways for those who

access parking via these streets.

Landscaping and Screening

Private landscaping of a property at the right-of-
way, particularly for screening parking lots and
service areas, enhances the pedestrian environment
and increases the attractiveness and economic
viability of the district. Large areas of unscreened

asphalt adjacent to the High Street sidewalk
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Deep sethacks
(upper photo) in
front of existing °

commercial
properties—
whether paved
or landscaped
but not meant
to be used—are
dead spaces on
the street.

They should be

converted to
usable spaces
(lower photo)
that invite and
engage pedes-
trian activity and
animate the
street edge.

create an uncomfortable environment for
pedestrians and break the continuity created by
the original buildings at the sidewalk edge. This
space should be used for elements that help
screen the parking lot, re-establish the street
edge, and enhance the pedestrian experience of

the street.

Low fences and walls are preferred to hedges as a
screen in front parking and service areas. Hedges
or other landscaping are encouraged, but must be

supported by a maintenance commitment.

To minimize the visual impact of barren parking

and service areas, redefine the street edge, and

improve the pedestrian experience:

- Along High Street and side avenues, screen
parking lots and service areas with a low
fence or wall, landscaping, and narrow

canopied trees.
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A buffer zone of 4' is
sufficient to screen
parking areas from
streets, provided it is
well-landscaped with
evergreens and/or
compact shrubs and
hedges. Wrought-iron
"“ fences, in combination
with landscaping, are
particularly effective
and attractive in
urban environments.

Along Pearl and Wall Streets, screen parking

lots and service areas with a low fence or
wall.

For properties that back onto Pearl or Wall
Streets and that are being redeveloped or are
sites of new construction, provide a low
fence or wall.

Landscape the edges of vacant lots and inter-
im surface parking lots as per the landscaping
and screening requirements for parking lots.
Screen trash receptacles and dumpster areas
from public view, with an accessible side for
refuse collection.

Screen ground-mounted and roof-mounted

mechanical building equipment.



guidelines

2 Parking Lots and Garages

While High Street will remain a pedestrian-orient-

ed environment, providing sufficient parking will
be critical to the feasibility of many revitalization
projects. In fact, parking within a short distance
of most destinations increases the pedestrian use
of a neighborhood commercial district and

enhances the economic viability of its businesses.

Parking requirements should reflect the urban
and pedestrian nature of High Street and recog-
nize the overlapping use of parking or the multi-
ple destinations of each user of a parking space.
Small sites are particularly hampered in terms of
expansion, change of use, or redevelopment by
current off-street parking requirements. The
preferred current locations for parking are on the
street and behind buildings, along Pearl and Wall
Streets. Off-street parking requirements may also
be met off-site as well as on-site. If the nature of
a use is unlikely to attract significant drive-in
traffic and the space that use occupies is not
suitable for it to become a “destination” estab-
lishment, a substantial parking variance should
be granted. The parking needs for staff should be

accommodated on or off-site as a minimum.

To accommodate High Street’s development
potential, more parking is needed to supplement
curbside parking. Therefore, a variety of parking
facilities will be essential to support the long-term
viability of desirable new retail, entertainment,
and residential uses. These parking facilities will

be strategically placed and shared by multiple

businesses to encourage people to walk between
destinations along High Street. A parking author-
ity will oversee parking agreements between
property owners as well as build, maintain, and

manage public parking facilities.

To reinforce the pedestrian orientation of High
Street, recognize and protect its urban character,
and support development on small sites:

* Recognizing the uniqueness and value a
character-giving building adds to the urban
fabric, no additional on-site parking is needed
when rehabilitating an existing primary char-
acter-giving building to a more intense use.

« In general, a project making a substantial
architectural contribution and one that is
consistent with both the Plan and the
Guidelines should receive favorable con-

sideration regarding a parking variance.

To promote efficient vebicular circulation:

» Provide a servicing plan that describes the
operations of the project for deliveries,
employee parking, access and egress, vehicle
and equipment storage, waste storage and
removal, and other operational needs.

To optimize the use of the parking supply, mini-

mize curb cuts, and improve circulation:

« Enter into written agreements with adjoining
property owners to share parking spaces, by
alternating day and evening use or by other

means. Shared parking spaces count toward
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the off-street parking requirements of all
sharing parties.

« Share points of access and egress when
possible.

« Access for new parking lots and garages
should be from side avenues or Pearl and
Wall Streets.

To enhance the urban character, improve pedes-
trian experience, and protect adjacent residential
neighborhoods:

» Do not locate parking lots or garages directly
on High Street. All parking facilities should
be screened from High Street by other
buildings and uses (a landscaped buffer is
not sufficient when creating new parking).

- Improvements to existing parking lots should
include a hard or hard-and-soft screening

treatment.
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« Treat the main facades of parking garages on
the side avenues and Pearl and Wall Streets
as building facades, with the same require-
ments—articulated bays within expressed
structural piers, main entrances on the street,
and glass openings at the street level—as
apply to new buildings.

» Do not build parking garages with blank walls
at the street level. Provide 60% of the street-
level facade with transparent openings.

+ Provide a landscaped buffer zone of at least
15" between parking garages and a